
To: Planning Board        September 6, 2008 
 
From: James Russell, 5 Palmer Lane 
 
Subject: RQR Supplemental Special Permit Re Access 
 
 

Planning Board Members, 

As an abutter to the proposed Residences at Quail Ridge, I am writing to respond to some of the points 
raised over the past several months of discussion regarding access to RQR.  I am not able to attend the 
September 9 meeting in person, so I hope you will accept these points in writing in place of comments at 
the public hearing. 

1. In R. Martin’s July 19 memo, paragraph 13, she looks for specific examples in Acton where 
emergency only secondary access was provided.  The Acton SRR, section 8.1.19, state that for 
more than 40 dwelling units on a single access street, a secondary means of access, “adequate in 
the opinion of the board,” shall be provided.  At least the following Acton neighborhoods have 
emergency-only access (or no secondary access), which was apparently deemed “adequate”: 
 Bellows Farm (~300 units with condos), Avalon (~300? units), Great Road Condos (~168 
units), Acorn Park (~80 units), Northbriar (~60 units).  In addition, Ethan Allen Dr has over 100 units 
in a single access neighborhood, but may predate some of the regulations. 
 The first three of the above have either similar or significantly greater number of units than 
the proposed RQR. 

2. Specific guidelines relevant to the traffic and neighborhood impacts: 

a. The Acton SRR Design Standards indicate a maximum volume of 250 cars per day for 20-
foot pavement width low intensity local streets as in Acorn Park. 

b. The Subdivision and Site Plan Handbook1 (which is a key reference cited in the original 
RQR Special Permit decision 08-02) states “residential access streets should be designed 
so that no section conveys an Average Daily Traffic greater than 250.” 

c. The traffic studies from Conley Associates, Woodland Design Group, and BSC Group all 
agree that full access to the proposed RQR will result in volumes exceeding 300 cars/day 
at both connections. 

d. Along the affected Acorn Park roads, the median home frontage is 113 ft (Palmer Ln & 
Acorn Park Dr) and 127 ft (Hazelnut St.), and the majority of homes have less than 150 ft of 
frontage.  This “driveway density” results in on-street parking being common, which 
significantly narrows the streets, creating further safety and traffic concerns.  The above 
reference further states that for lot widths of 75-150 feet “a 28-foot minimum width is 
specified”2, further supporting the conclusion that Acorn Park roads are not designed for the 
additional traffic volumes. 

                                                   
1 Listokin and Walker, 1989, pg 45.  See attached excerpt.  
2 Listokin and Walker, pg 50.  Interestingly, this reference is cited in the Board decision 08-02, section 2.24, to support the opposite 
conclusion, based on incorrect frontage data from the neighborhood. 



e. The AASHTO Geometric Design of Highways and Streets3 uses fewer than 400 vehicles 
per day as the definition for “very low volume local roads”; however, it also notes that “traffic 
volume is not a major factor” in designing residential streets.  Instead, the major functional 
requirements include “the ability for vehicles to pass one another, the need to pass parked 
vehicles, [and] the need to provide for occasional larger delivery vehicles.”  By this 
standard, the existing conditions in Acorn Park – with on-street parking and narrow, curved 
streets – argue against the addition of significant additional traffic. 

3. At the January 22, 2008 meeting, B Reichlen described several goals in reaching a decision: 
Protecting the rights and bylaws of the Town, protecting the interests of current and future town 
residents, and protecting the rights of the developer.  Taking these in turn: 

a. As described above, the secondary access requirement can be met with emergency 
access, and there is ample precedent in Acton for doing so.  Also, by limiting access to 
emergency-only, the Acton SRR Design Standards are respected for the Acorn Park roads, 
as are the standards suggested by the references underlying the SRR in section 2.5. 

b. With respect to the interests of all Acton residents who may travel on Route 2A, the traffic 
studies and Syncro simulations demonstrate that when there is no regular connection 
between RQR and Acorn Park the traffic distribution is better, and the intersections of 2A 
with Acorn Park Rd and with Skyline Drive function better.  All three traffic engineers 
agreed with the simulations showing that if there were full through connections, the Acorn 
Park Dr / Harris Rd / 2A intersection would be disproportionately affected, resulting in 
longer delays and more dangerous left turns. 

c. As for the interests of future RQR residents, the developer has stated that he believes it 
would be the preference of these residents to not have regular through connection with 
Acorn Park, which would potentially expose their Senior Residence to additional through 
traffic from commuters, teenage drivers, soccer carpools, etc.  Furthermore, it has been 
demonstrated to the Board that effective emergency access can be maintained in all 
weather, and does not compromise the safety of the RQR residents.  This is confirmed in 
the Emergency Services Analysis commissioned by the Town. 

d. The interests of current Acorn Park residents are well known:  Preserve the safety and 
livability of our streets for the kids, walkers, joggers, bicyclists and others who are a fixture 
within the community.  And in case it hasn’t been made clear, we welcome pedestrian and 
bicycle connection to the RQR neighborhood, and the increased opportunity for non-
automotive circulation. 

e. Regarding the interests of the developer, note that the developer and the Acorn Park 
residents have agreed that gated emergency access is the best solution, and the 
developer’s main interest at this point is speedy approval of the Board.  In addition, for the 
most part Acorn Park residents have not objected to the developer’s right to build 174 new 
housing units in our back yard, even though we lived through three years of blasting and 
construction to create the current golf course, and with potentially years more to come… 

4. Finally, at the July 8, 2008 meeting, B. Reichlen summed up the key issue as being “Risk.  Risk to 
Acorn Park vs. risk to RQR residents and emergency vehicles”.  According to the Town-sponsored 

                                                   
3 American Association of State Highway and Transportation Officials, 2001.  Cited in decision 08-02 and BSC Group study 



MRI Emergency Services study: “Full street access between the Residences at Quail Ridge and 
Acorn Park is not appropriate for reasons of public safety.”4    

I hope the board takes the above points into account, and votes to limit the access between Acorn Park and 
RQR to emergency-only access.   

Furthermore, in light of the conclusions from the two Town-sponsored reports, I would encourage the board 
to adopt the recommendations from the MRI study, with a gated connection at Hazelnut St., and no 
vehicular connection at Palmer Lane.  I suggest the board ask the developer to create a walkway / bikeway 
/ greenway connection at Palmer Lane instead, to encourage non-automotive circulation. 

 

Thank you, 

 

James Russell 
5 Palmer Lane 
Acton 

 

Attachment:  Excerpt from The Subdivision and Site Plan Handbook, pages 45-51 
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